
LINCOLN CITY/LANCASTER COUNTY PLANNING STAFF REPORT
___________________________________________________

for August 20, 2003 PLANNING COMMISSION MEETING

P.A.S.: Change of Zone 2751A
Amendment to Van Dorn Acres PUD

PROPOSAL: Amend the Van Dorn Acres R-3 Residential PUD, for 220 residential
units, 33,000 square feet of commercial floor area for uses allowed in
the B-1 Local business District, and the sale of alcohol within 100' of a
residential district or residential use.

LOCATION: Southwest corner of 84th and Van Dorn Streets.

WAIVER REQUEST:
1. Allow the placement and use of a private sanitary ejector pump to accommodate

sanitary sewer service to the commercial development area.
2. Eliminate the pedestrian easement.
3. Allow both parking stalls arranged in a tandem configuration to be considered for the

purpose of satisfying parking requirements.
4. Reduce required building separation to 20'.
5. Allow the construction of a privacy fence in excess of 6’-4".

LAND AREA: The entire Van Dorn Acres PUD contains 153.8 acres, more or less.
The area within this application contains 13.2 acres, more or less.

CONCLUSION: When viewed in comparison to the approved PUD plan, this amendment
increases residential density and commercial floor area.  However, the
approved plan covered 2/3 of the site.  The proposal covers the entire
site.  The increased development intensity reasonably represents what
could have been expected as this site developed beyond the current
approval.

RECOMMENDATION:  Conditional Approval

1. Private sanitary ejector pump to serve commercial area. Conditional Approval
2. Eliminate pedestrian easement. Denial
3. Tandem parking included in required parking. Approval
4. Building separation of 20'. Denial
5. Privacy fence in excess of 6’-4". Conditional Approval
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GENERAL INFORMATION:

LEGAL DESCRIPTION: Block 4, Outlot A, Crown Pointe Estates Addition, located in the
NE 1/4 3-9-7, Lancaster County, Nebraska

EXISTING ZONING: R-3 Residential

EXISTING LAND USE: Vacant land within a residential planned unit development

SURROUNDING LAND USE AND ZONING:
North: Apartments R-1 Residential
South: Church R-3 Residential
East: Golf course AGR Agricultural Residential

Office building O-3 Office Park
West: Single-family houses R-3 Residential

HISTORY:
Jun 2002 Administrative Amendment #02042 approved a revision to the lot layout along

a portion of South 81st Street.

Aug 2000 Administrative Amendment #00058 approved a revision to several duplex lot
layouts along East Pointe Road and South 83rd Street.

Apr 1998 Administrative Amendment #98020 approved the addition of an irrigation well
pump house in the northwest corner of the PUD.

Nov 1997 Administrative Amendment #97082 approved eliminating several lots and
converting other lots from single-family to single-family/two-family lots.

Apr 1996 Administrative Amendment #96021 approved converting several lots from
single-family to single-family/two-family.

Apr 1996 Administrative Amendment #96016 withdrawn.

Jul 1994 Administrative Amendment #94026 approved removing the “duplex” notation
from Lots 14 through 21, Block 4 and lots 1 through 7, Block 9.  These lots back
onto the apartment and church properties.

Mar 1994 Administrative Amendment #94008 approved several changes and corrections
to sheets 1, 3, 4, and 5.
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Feb 1994 Administrative Amendment #94001 approved several changes and corrections
to sheet 1 and added sheet 2.

Sep 1993 Final Planned Unit Development/Change of Zone 2751 approved Van Dorn
Acres PUD, consisting of 232 single-family dwelling units, 118 two-family
dwelling units on 85 duplex lots, and 96 apartment dwelling units in 4-24 unit
buildings, for a total of 446 dwelling units.

Mar 1993 Preliminary Planned Unit Development/Change of Zone 2751 approved Van
Dorn Acres PUD for 316 single- and two-family lots, 2 multiple-family lots, 2
commercial lots, 1 school site, and 5 outlots.

May 1979 The zoning update changed the zoning from A-1 Single-Family Dwelling to R-3
Residential.

COMPREHENSIVE PLAN SPECIFICATIONS:
The 2025 Future Land Use Plan shows this area as Urban Residential.  (F 25)  This project
is located within the Top Priority Area.  (F 27)

Urban Residential:  Multi-family and single-family residential uses in areas with varying densities ranging from
more than fifteen dwelling units per acre to less than one dwelling per acre.  (F 27)

Top Priority Area:  Areas generally within the city limits at the beginning of the planning period.  There are
still significant infrastructure needs within the existing city and areas currently under development.  (F 29)

The Comprehensive Plan talks about density in general terms.  However, the predominant
theme is Lincoln should plan for future growth in ways that maximize efficient use of public
facilities and minimize land consumption.

Recognizing that Lincoln is part of a larger region, the Comprehensive Plan has identified a number of
Emerging Regional Issues, including urban growth, edge development, and community densities.  These and
other issues will not dictate a particular city’s or county’s given density, but they are indications of planning
trends and development forces that will impact the collective future of the region.  (F 4)

Overall Population Growth Projections suggest Lancaster County’s population is assumed to reach over
363,000 persons by the year 2025 - that’s nearly 113,000 people more than the County’s year 2000 population
base of 250,291 persons.  By year 2050, the County’s population is projected to reach 527,000 people, or more
than 277,000 people than reside in the county today.  (F 5)

The Comp Plan addresses future Urban, Rural, and Village Growth, stating the City of Lincoln’s population
will stay at about 90 percent of the County’s population.  This means Lincoln’s population will reach beyond
327,000 persons by year 2025, and almost 475,000 persons by year 2050.  (F 6)  This would add approximately
42,560 dwelling units in the Lincoln urban area by year 2025, to support the additional population of 103,000
persons.  (F34)
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The historical Population Density for Lincoln has remained relatively consistent at around 3,000 persons per
square mile since 1970.  Certainly within the urban fabric there are variations from this norm.  Areas of
residential concentration near the Downtown and many of Lincoln’s older neighborhoods have levels of density
greater than this average.  Conversely, there are locations on the urban fringe with newer neighborhoods having
population densities below this level.  (F 7)

While sufficient developable land is designated in the plan to accommodate an overall city-wide density
comparable to the current figure, the community should strive to maximize efficiency in development.  (F 7)

The Guiding Principles for the Urban Environment include:
Lincoln’s future urban growth should generally occur in multiple directions around the existing city.

Lincoln will continue to have managed and contiguous growth.  Lincoln’s sense of community has been based
on incremental, compact growth built on the foundation of established neighborhoods.  Future growth will
continue this traditional pattern and be linked to both the level of demand in the market and to the orderly
extension of public improvements and services.  (F 17)

Maximize the community’s present infrastructure investment by planning for residential and commercial
development in areas with available capacity.  This can be accomplished in many ways including encouraging
appropriate new development on unused land in older neighborhoods, and encouraging a greater amount of
commercial space per acre and more dwelling units per acre in new neighborhoods.  (F 17)

Encourage mixed-use redevelopment, adaptive reuse, and in-fill development including residential,
commercial and retail uses.  These uses may develop along transit routes and provide residential opportunities
for persons who do not want to or cannot drive an automobile.  (F 18)

Many activities of daily living should occur within walking distance.  Neighborhoods should include
homes, stores, workplaces, schools and places to recreate.  Interconnected networks of streets, trails and
sidewalks should be designed to encourage walking and bicycling, reduce the number and length of automobile
trips, conserve energy and for the convenience of the residents.  (F 18)

The Guiding Principles for New Neighborhoods provides both text and graphic representations of several
principles.  These principles include:
6. Encourage a mix of housing types, single-family, townhomes, apartments, elderly housing all within

one area.
7. Similar housing types face each other: single-family faces single-family, change to different use at rear

of lot.
8. Parks and open space within walking distance of all residences.
9. Multi-family and elderly housing nearest to commercial area.
10. Pedestrian orientation; shorter block lengths, sidewalks on both sides of all roads.
11. Public uses (elementary schools, churches) as centers of neighborhood - shared facilities (city parks

and school sites).

The Transportation Planning Principles for Lincoln and Lancaster County involve different modes of
transportation to achieve the safe, efficient and convenient movement of persons and goods.  The transportation
system includes streets and highways, public transportation, railroads, trails, sidewalks, and airport facilities.
(F 85)

The overall objectives of the transportation plan include:
Developing a balanced transportation system that meets the mobility needs of the community and
supports Lincoln and Lancaster County’s land use projections and plan.  (F 87)
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Using the existing transportation system to its best advantage.  (F 87)

Increasing the use of alternative means of transportation, including public transportation, bicycle transit,
and pedestrian movement, by improving and expanding facilities and services and encouraging
compact, walkable land use patterns and project designs.  (F 87)

Pedestrians are found throughout the community.  Their needs can vary by where they are located:
Schools:  While it might not be critical for the route to school to be picturesque and visually captivating, a safe
and secure environment must be provided for students going to and coming from schools.  Sidewalks should
be direct and continuous with safe street crossings.  (F 91)

Other Areas:  All areas of the community should have safe, secure, and reasonably direct pedestrian
connections.  Activities of daily living should be available within walking distance.  Neighborhoods should
include homes, stores, workplaces, schools, and places to recreate.  Interconnecting streets, trails, and
sidewalks should be designed to encourage walking and bicycling, reduce the number and length of automobile
trips, and conserve energy.  (F 91)

Public Transportation is an essential component of the transportation system and should be integrated with
all other transportation modes.  (F 97)

Transit service reacts to the density of the City, transportation corridors and activity centers, as well as to the
design of activities along those corridors and centers it serves.  High travel corridors and activity centers with
a mix of uses provides the demand that can effectively support higher levels of transit service.  (F 97)

Effective public transportation service requires good pedestrian connections to and from transit stops, density
of activities, and development designs supportive of transit riders...Productive transit service requires high
density land development patterns which link residential areas to employment, retail, and service centers.
Development design needs to be transit friendly providing convenient access to transit services.  (F 98)

UTILITIES:
Utilities are generally available.  However, the proposed sanitary sewer and water systems
are private.  The sanitary sewer includes a private ejector pump to serve the commercial area.
The number of units raises concerns over the available downstream capacity of the Fox
Hollow sanitary sewer.  The private water system as shown is unsatisfactory.

TOPOGRAPHY:
The site slopes down from the north and west to the east side by approximately 25', and down
to the southeast corner by approximately 15'.  The commercial area is proposed for the lowest
part of the site.  According to the proposal, the commercial area will be located approximately
15' lower than the apartments.

TRAFFIC ANALYSIS:
This site sits at the southwest corner of South 84th and Van Dorn Streets.  The
Comprehensive Plan identifies South 84th Street as a Principal Arterial and Van Dorn Street
as a Minor Arterial, both now and in the future.  (E49, F103)  “‘Arterials are multiple use
corridors that carry large volumes of through traffic.”  (F 102)
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Principal Arterials:  This functional class of street serves the major portion of through-traffic entering and
leaving the urban area and is designed to carry the highest traffic volumes.  These serve intra-area traffic such
as between the CBD and outlying residential areas and traffic between major inner-city communities or
suburban centers. Included in this class are fully controlled access facilities and partially controlled access
facilities.  The principal arterial system is stratified into the following (two) subsystems:

Other Principal Arterials: This functional class of street serves the major portion of intercommunity
and intracommunity traffic movement within the urban area and is designed to carry high traffic
volumes.  For other principal arterials, the concept of service to abutting land is subordinate to serving
major traffic movements. Facilities within this classification are capable of providing direct access to
adjacent land but such service is to be incidental to the primary functional responsibility of moving
traffic within this system.  (F 102)

Minor Arterials:  This functional class serves trips of moderate length and offers a lower level of mobility than
principal arterials.  This class interconnects with, and augments principal arterials, distributes traffic to smaller
areas, and contains streets that place some emphasis on land access.  These are characterized by moderate
to heavy traffic volumes.  (F 103)

Additional Urban Area System Improvements include a wide range of projects for which the City has already
committed funds, as well as longer term projects that do not have specifically earmarked funding.  Committed
Projects include improving South 84th Street to 4 lanes plus turn lanes from Montello Road to Amber Hill Road.
Proposed Projects include improving Van Dorn Street to 4 lanes plus turn lanes between Normal Boulevard and
80 Street, and from 84th Street to 112th Street.  (F 109, 110)

ENVIRONMENTAL CONCERNS:
This site is located in the Stevens Creek watershed.  The storm water system is proposed to
collect water in two detention cells located at the southern end of the site.  The water will then
be piped to the public storm sewer system in 84th Street.  The wastewater system for the
apartments is designed to gravity flow to the northwest, where it will enter the public system.
The wastewater from the commercial area utilizes a private ejector pump and piping to
transfer wastewater from the Steven’s Creek watershed to the Antelope Creek watershed.
This design requires a waiver of Design Standards.

The proposed grading and drainage plan is unsatisfactory.  Additional information must be
provided in order for the Public Works & Utilities Department to complete their review.  In
addition, detention cell #1 is shown off-site, located on property not owned by Applicant. 
Before the City is able to approve such a plan, the Applicant must provide written proof that
they have permission to construct cell #1 by the property owner.  Verbal agreement will not be
accepted.

ALTERNATIVE USES:
The currently approved Planned Unit Development could be developed, which includes 96
apartment units in 4-24 unit 35' foot tall buildings, and a commercial center with approximately
10,000 square feet of floor area.  This proposal could also be scaled back to fewer than 220
units and less than 33,000 square feet of floor area.
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ANALYSIS:
1. This is a proposal to amend the Van Dorn Acres Planned Unit Development to

increase multiple-family units from 96 to 220, and increase service commercial floor
area from 10,000 square feet to 33,000 square feet.  The service commercial area is
proposed to include uses permitted in the B-1Local Business District, specifically
including the on- and off-sale of alcohol within 100' of a residential district or use.
Waivers have been requested for a private sanitary sewer ejector pump, the
elimination of a pedestrian easement, tandem parking stalls, reduction of building
separation to 20', and a privacy fence in excess of 6'-4".

2. This PUD is currently approved for 96 dwelling units in 4 24-unit buildings, and 10,000
square feet of service commercial floor area in 2-5,000 square foot buildings.  The
approved plan shows development on 8.6 acres, with 4.8 acres left undeveloped.  A
copy of this site plan is attached.

3. This PUD covers 153.8 acres.  Current R-3 PUD regulations will allow up to 839
dwelling units, and up to 15.4 acres of service commercial floor area.

4. This PUD was originally approved for 446 dwelling units (232 single-family, 118 two-
family, and 96 multiple-family).  This equates to 2.9 units per acre.  The most recently
approved amendment shows 422 dwelling units (228 single-family, 98 two-family, and
96 multiple-family).  This equates to 2.7 units per acre.  The proposal has 544 dwelling
units (228 single-family, 98 two-family, and 220 multiple-family).  This equates to 3.5
units per acre.

5. The approved plan is relevant to a review of this proposal.  This proposal is not drawn
on a blank slate.  The current proposal for 96 units and 10,000 square feet of
commercial area covers 8.6 acres.  This leaves 4.8 acres with future development
potential.  The apartment units cover 5.8 acres, and have a density of 16.6 units per
acre.  Assuming these plans were built, and the additional land was proposed for 16.6
unit per acre, that would add another 79 units, for a total of 175 units.  These would
likely be clustered in several apartment buildings, leaving potential for additional
service commercial area.

6. In comparison, this proposal has 220 units on 9.5 acres, or 23.2 units per acre.  To
accommodate the increased density, the proposal shows greater setbacks between
the apartment buildings and the adjacent single-family dwellings, and Applicant agrees
to provide landscaping screening beyond the required amount.  The approved plan
shows a 30' setback to the apartments.  The proposal shows a 50' setback for one
building, and setbacks between 70' and 80' for the rest.



Change of Zone #2751A Page 8
Amendment to Van Dorn Acres PUD

7. An argument can be made that reducing the density in the city effectively increases the
need for more units in another location, namely the edge of the city, which increases
the burden for all taxpayers by creating the need to fund new infrastructure.  This
argument has been offered recently in support of downzoning areas of established,
older neighborhoods.

The argument has application in this case as well.  Since this development is located
at the edge of the city, there is justification for allowing higher density in order to slow
the growth and expansion of the city outward.

This area of the city is located along the Steven’s Creek Ridge, which has long been
a natural barrier to development.  Future infrastructure improvements will allow
development past this ridge, and open many more acres to development.  The
character of this part of Lincoln will undoubtably change in the long term.  Planning for
the compatibility of development in this area should take into account future changes,
realizing that this area will not remain the edge indefinitely, but will be incorporated into
a larger urban fabric.

8. The increased density of this development will impact traffic in the immediate area.
The Public Works & Utilities Department will allow right and left turns into and out of
Rockledge Road at 84th Street.  If traffic warrants support removal of left turning
movements, Rockledge Road may be limited to right turns in and out only.  In the near
term, right and left turns will be allowed at the entrance onto Van Dorn Street.  As part
of the future Van Dorn Street expansion, a median will be constructed, preventing left
turns into or from the site.  Right turns will be allowed, as will be u-turns at the
intersection of 84th and Van Dorn.

Neighbors have expressed concern over the potential for increased traffic from this
proposed development traveling through the neighborhood streets due to the
limitations at 84th Street and Rockledge Road.  The Applicant and neighbors both
favor a traffic signal at this intersection, but the City Traffic Engineer opposes a signal
at this location.  It is difficult to predict the distribution of future trips this site will
generate.  However, although traffic patterns will be affected in the near term, future
improvements in 84th and Van Dorn Streets, as well as future development to the south
and east, will also impact the distribution of trips.

9. In the long term, new development to the east and south will have a greater impact
upon the traffic flow patterns in this area.  The impacts of this development will be a
small portion of the overall increases in trips along Van Dorn and 84th Streets.  The
City has already committed and planned for transportation improvements that will likely
precede extensive development of the areas east of 84th Street.
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10. Since this proposal increases the density over the approved plan, it would be
reasonable to require buffering and screening beyond the minimum requirements.
LMC §27.60.020(a)(2)(iv) provides “the City Council shall require such landscaping,
screening, traffic access, and setbacks as are necessary to protect and enhance
neighboring areas within or adjacent to the planned unit development.”

The proposal shows double the setback of the approved plan for most buildings.
However, a condition that 3-story buildings be setback at least 70' and 2-story
buildings be setback at least 35' is reasonable.  35' matches what is typically required
for apartments, and 70' will maintain the 3-story setback as proposed.  This setback
will have an effect on the southern-most building in that it will have to be moved further
from the property line, or be reduced to 2-stories, in which case it could be moved
closer to the property line.

Additional landscaping will provide a more substantial buffer.  The 17-1/2' setback to
garages should be increased to at least 20' in order to provide adequate growing
room for most coniferous trees.  The required screening amount for the perimeter of
a PUD is 50% from 6' to 15'.  Although the west property line is not part of a PUD
perimeter, there is justification for requiring additional landscaping here because of the
difference in land uses on either side.  Screening of the apartments should be provided
at 100% between 6' and 15', and located between the garage buildings.  The garage
buildings themselves should be screened 50% between 6' and 15'.

Taking into account the proposed increases over the approval, these requirements are
reasonable to protect and enhance neighboring areas to this development.

11. The sanitary sewer system plan is unsatisfactory.  Additional information must be
provided in order for the Public Works & Utilities Department to complete their review.
Calculations need to be provided showing that the downstream sanitary sewer has
available capacity to serve this development.  The method of serving Building 10 with
sanitary sewer needs to be shown on the utility plan.

12. The private water system as shown is unsatisfactory.  Design Standards state that only
one water meter is allowed per lot.  The system shown indicates the need for two
meters.  Also, water meter locations need to be shown on the plans in an above-
ground structure or in the mechanical room of a proposed building.  The proposed
water in Rockledge Road needs to be built as a condition of building permit approval.

13. The grading and drainage plan is unsatisfactory.  Additional information must be
provided in order for the Public Works & Utilities Department to complete their review.
Information regarding detention cell stage/storage/discharge must be provided,
detention calculations must be revised and include calculations for the 2- and 10- year
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storm, and contours at 2' intervals should be shown.  Emergency spillways with a clear
overland flow path must be added for both detention areas. In addition, Applicant must
provide written proof that they have permission to construct cell #1 off-site on properly
not owned by Applicant.  Verbal agreement will not be accepted.

14. An internal storm sewer system must be provided showing that all drainage that is
assumed to reach the detention cells has a route to get there via a storm sewer or
overland flow.

15. The contours for Rockledge Road must be revised to reflect the standard 27' paving
cross section.  Street paving in Rockledge Road needs to be built as a condition of
building permit approval.

16. A Section 404 permit from the Army Corps of Engineers may be required for filling the
tributaries that drain across the site.  If required, these permits must be obtained prior
to grading these areas.

17. The Lincoln Electric System has required easements that must be shown.  These
easements may be viewed at the Planning Department.

18. The Building and Safety Department Fire Prevention Division has denied this proposal
for lack of on-site fire hydrants.

19. This development is exempt from park and trail impact fees.  However, the Parks and
Recreation Department requires an outdoor recreation plan be submitted for review.

20. A waiver for an ejector pump shown to serve Lot 23 is satisfactory to the Public Works
& Utilities Department since the sanitary sewer system is private.  The note for such
waiver should include a provision that the ejector pump will be maintained by the
developer, and designed to discharge into the private sanitary sewer system located
on-site.

21. The sidewalk between Lots 16 and 17, Block 4 Crown Pointe Estates is constructed.
This sidewalk connects to a pedestrian easement on this property.  There does not
appear to be sufficient justification to eliminate a pedestrian connection to the existing
sidewalk.  This easement would serve as a valuable route for the existing residential
development to access the proposed commercial area, and would provide an
additional connection for apartment tenants to the public sidewalk system.  This waiver
should not be granted.

22. In addition to maintaining the pedestrian way easement, the proposal should include
an internal sidewalk plan for pedestrian movement between buildings and connection
to the public sidewalk system.
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23. Tandem parking is increasingly popular with apartments.  Generally, the required
parking ratio for apartments is designed to provide parking for tenants as well as
guests.  Some recognition is given to the fact that when some tenants have guests,
others will be guests elsewhere.  The concept behind tandem parking is to provide a
garage stall attached to the apartment, and a stall in front of the garage door.  This
design does raise the concern that there may be insufficient parking available for
guests.  Tandem stalls are generally not counted towards parking requirements.

However, §27.65.090 of the Community Unit Plan ordinance provides “the City Council
may modify the parking regulations for multiple-family dwellings to allow a percentage
of parking spaces located on a driveway behind a garage attached to a dwelling unit
to be considered as required parking stalls for creative designs...”  There does not
appear to be a reason why a PUD should be treated differently on this issue.  The
proposal shows 457 total parking stalls, out of a required 440.  There are 65 tandem
stalls (just the stall in front of the garage door), which means 48 tandem stalls are being
counted for required stalls.  The 65 tandem stalls represent 14.2% of the total.  The
plan also shows 261 surface stalls, which is 57% of the total.  Given the Applicant’s
intention to build 1- and 2-bedroom units, these percentages suggest adequate
parking for tenants and guests.

Although the Planning Department recommends approval of this waiver, it does
suggest that this issue is worthy of further analysis and development of a more
standardized application of tandem stalls that can address the concerns of developers
and the City.

24. LMC §27.71.140 requires the open space between multiple-family buildings located
on the same lot be 30' for two-story buildings, and 40' for three-story buildings.
Building Code does not allow for any feature of the buildings to be closer than 20'.  The
proposed plans show building envelopes that do not meet the required separation,
however, the building lines as shown do meet the required separation, in all instances
except for the distance between buildings 2 and 3.  The envelopes for all other
buildings could be redrawn to provide the required separation without affecting the
proposed building lines.  Also, there appears to be adequate space on the plan to
rearrange the buildings slightly such that the required separation could be provided for
all buildings, including 2 and 3.  Therefore, this waiver should not be granted.

25. A fence in excess of 6'-4" is treated as an accessory structure by the Building Code.
As a structure, it cannot be located closer than 2' to the side or rear property line, and
cannot be located in the front yard.  If granted, this waiver should include a condition
requiring the fence to maintain a 2' setback to the side and rear lot lines, and cannot
be located in the front yard.
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26. This PUD is located in an R-3 Residential district, which does not allow alcohol sales.
However, through the PUD ordinance, such a use can be allowed by City Council.  The
special use would not automatically apply, but can be used as a guide in order to
maintain a fair and equitable treatment of alcohol related sales.  The Police
Department has commented that portions of the commercial building are located within
100' of a residential use or district, which violates the special permit provisions. Police
therefore recommends denial to the request for on- and off-sale alcohol.  The Planning
Department recommends conditional approval of this waiver by limiting the on-and off-
sale of alcohol to those portions of commercial buildings located further than 100' from
a residential use.  Again, this PUD ordinance provision may be worthy of further
analysis.

27. Comments are attached from the Public Works & Utilities, Building and Safety, Parks
and Recreation, Police, and Lincoln-Lancaster County Health Departments.

CONDITIONS:

Site Specific:

1. After the Applicant completes the following instructions and submits the documents and
plans to the Planning Department office and the plans are found to be acceptable, the
application will be scheduled on the City Council's agenda:

1.1 Revise sheet 1 of 8 to show:

1.1.1 All waivers must be listed under the heading Waivers.

1.1.2 Revise General Note 2 by removing the language “to serve the
development.”

1.1.3 Revise General Note 12 by removing the language “except in the
case of approved variances.”

1.1.4 Revise General Note 15 by removing the sentence “Lot numbers
with a “d” suffix indicates lots that shall be developed with duplex
units,” as such units no longer exist on the plan.

1.1.5 Revise Additional General Note 18 by removing the second and
third sentences, and removing “lift station and,” from the fourth
sentence. 
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1.1.6 Revise Additional General Note 20 by replacing “the eastbound
left turn movements is hazardous, City will work with Developer
to find solutions to mitigate the hazards.  If solutions do not
reduce the hazard,” with “crash rate is higher than normal or
signals are warranted,” and at the end of the note replace “left
turn movement.” with left turn and through movements.”

1.1.7 Revise Additional General Note 22 by replacing “B-2" with “B-1,”
adding a period after the word “district,” removing “including,”
and adding to the end of this sentence “shall be permitted in
those portions of Buildings 9 and 10 that are located 100' or
more from a residential use.”

1.1.8 Revise Additional General Note 23 by replacing “B-2" with “B-1.”

1.1.9 Revise Additional General Note 24 by replacing “R-5" with “R-3.”

1.1.10 Remove Additional General Notes 27 and 28.

1.1.11 Revise Additional General Note 29 by removing the last
sentence.

1.1.12 Revise Additional General Note 31 by adding the
sentence “A motorized gated entry may be added if
approved by the City prior to installation.

1.1.13 Remove Additional General Notes 32 and 33.

1.1.14 Revise the Proposed Dwelling Units schedule to reflect 4
duplex units, and a total of 544 units.

1.1.15 Add a note stating that 3-story buildings shall be setback
at least 70', 2-story buildings shall be setback at least 35',
and garages shall be setback at least 20' from the
property line.  Revise the drawing accordingly.

1.1.16 Add a note acknowledging access to Van Dorn Street will
be by left and right turns in the near term, but when Van
Dorn Street is improved, a new median will be
constructed that prohibits left turn movements.

1.1.17 Add a note that building elevations and materials shall be
in conformance with the approved elevation drawings.
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1.2 Revise sheet 2A of 8 to show:

1.2.1 Remove Lot 22 Density Calculation table.

1.2.2 Revise Lot 22 Residential Parking schedule to show 2.0 stalls per unit,
and revise the figures accordingly.  If the waiver to include tandem
stalls as required parking is not granted, this schedule must be revised
accordingly.

1.2.3 Revise the Lots 22 and 23 Buildings Maximum Height detail to show
a 35' height as limited by the R-3 Residential District.  A waiver of this
requirement has not been requested.  Also, remove the detail labeled
Maximum Building Height For All Buildings, as it is redundant with the
other detail.

1.2.4 Indicate on each building the number of stories and units it will include.

1.2.5 Show easements required by Lincoln Electric System.

1.3 Revise sheet 2B of 8 to show:

1.3.1 Show 2' contours.

1.3.2 Provide information about the detention cells showing
stage/storage/discharge values, outlet structure details, and more
detailed grading information.

1.3.3 Revise the peak inflow calculations to Cell #2 to account for the outflow
of Cell #1.

1.3.4 Revise the Basin A3 runoff calculations.

1.3.5 Provide 2- and 10-year storm event calculations.

1.3.6 Show an internal storm sewer system.

1.3.7 Show that all drainage that is assumed to reach the detention cells has
a route to get ther via storm sewer or overland flow.

1.3.8 Submit written documentation evidencing that the Applicant has
permission to construct cell #1 on off-site property.  A verbal
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agreement will not be accepted.  If this is not possible, revise the plan
to show all required detention located on-site.

1.3.9 Revise the Rockledge Road profile to conform to the standard 27'
paving cross section.

1.3.10 Add any private stormwater systems to show which areas
may or may not drain to the detention cells.

1.3.11 Show emergency spillways with a clear overland flow path
for both detention cells.

1.3.12 Obtain a Section 404 permit from the Army Corps of
Engineers for fill on this site, or provide documentation
that such a permit is not required.

1.3.13 Show on-site fire hydrant locations.

1.4 Revise sheet 2C of 8 for the approval of the Public Works & Utilities
Department to show:

1.4.1 Provide calculations and documentation showing that the downstream
sanitary sewer has the available capacity to serve this development.

1.4.2 Show the method of sanitary sewer service to Building 10.

1.4.3 Revise the water system to show only one water meter per lot.  Also,
show water meter locations in an above ground structure or in the
mechanical room of a proposed building.

1.4.4 Show a recreation plan that includes a tot lot, ½ basketball court,
swing and spring toys or equivalent.

1.4.5 Show a 20' setback to garages.

1.4.6 Add a note that landscape screening will be provided 100% from 9' to
15' between the garages, and that the garage buildings will be
screened 50% from 6' to 15'.

1.5 Street paving and water must be constructed in Rockledge Road prior to
receiving building permits.
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2. This approval permits 220 dwelling units, 33,000 sq. ft. of service commercial floor
area, uses found in the B-1 Local Business District, including the on-and off-sale of
alcohol located 100' from a residential use.

3. A private sanitary ejector pump is approved for the commercial buildings.  The private
ejector pump shall be maintained by the developer, and designed to discharge into the
private sanitary sewer system located on-site.

4. Tandem parking stall are approved to be used as required parking stalls in the amount
shown on the approved plan.

5. A privacy fence in excess of 6'-4" is approved.  Such fence shall maintain a 2' setback
to the side and rear lot lines, and cannot be located in the front yard.

6. Before receiving building permits:

6.1 The permittee shall have submitted a revised and reproducible final plan
including 5 copies and the plans are acceptable.

6.2 The construction plans shall comply with the approved plans.

6.3 Final Plats shall be approved by the City.

STANDARD CONDITIONS:

7. The following conditions are applicable to all requests:

7.1 Before occupying the dwelling units all development and construction shall have
been completed in compliance with the approved plans.

7.2 All privately-owned improvements shall be permanently maintained by the
owner or an appropriately established homeowners association approved by
the City Attorney.

7.3 The site plan accompanying this permit shall be the basis for all interpretations
of setbacks, yards, locations of buildings, location of parking and circulation
elements, and similar matters.

7.4 This resolution's terms, conditions, and requirements bind and obligate the
permittee, its successors and assigns.
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7.5 The applicant shall sign and return the letter of acceptance to the City Clerk
within 30 days following the approval of the special permit, provided, however,
said 30-day period may be extended up to six months by administrative
amendment.  The clerk shall file a copy of the resolution approving the special
permit and the letter of acceptance with the Register of Deeds, filling fees
therefor to be paid in advance by the applicant.

8. The site plan as approved with this resolution voids and supersedes all previously
approved site plans.

Prepared by:

Greg Czaplewski
Planner

Date: August 8, 2003

Applicant: Slosburg Company
10040 Regency Circle
Omaha, NE 68114
402.391.7900

Owner: Herbert Brothers
Glen Herbert
8410 Navajo Trail
Lincoln, NE 68520
489.6088

Contact: Slosburg Company
Jerry Kavan
7201 Pioneers Boulevard
Lincoln, NE 68506
484.7921
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